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Homeless Population in San Diego County and the City of Oceanside. Since 2005 the San 

Diego region has conducted annual Point-in Time (PIT) counts of the homeless. The PIT 

survey, conducted in late January each year, represents a snapshot of the total homeless 

population, both sheltered and unsheltered. Sheltered homeless include those occupying 

shelter beds or transitional housing facilities, while the unsheltered homeless are counted 

by observation. The most recent available PIT survey data of unsheltered homeless was 

conducted over three days, beginning at 4 a.m. on January 23, 2020.  

The 2020 PIT estimate of the total homeless population in San Diego County by subregion 

is shown in Figure 5. The North County Coastal subregion, comprised of the cities of 

Oceanside, Carlsbad, Encinitas, Solana Beach and Del Mar, was estimated to contain 502 

homeless persons, or about 6.7% of the county total. Specifically, Oceanside’s homeless 

population was estimated to be 408 persons, of which 166 (41%) were sheltered and 242 

(59%) were unsheltered.  

Figure 5: 2020 Homeless Estimates by Subregion – San Diego County 

 

G. Assisted Housing at Risk of Conversion 

Housing Element law requires jurisdictions to analyze the potential for assisted housing 

developments to convert to market-rate during the next ten years, and to implement a 

program to preserve the affordability of these projects whenever feasible. According to 

City and HUD data,  the City of Oceanside has four affordable housing developments with 

264 assisted units in which the earliest potential date of subsidy termination could occur 

during the 10-year period 2021 to 2031 (Table 19). 

When rent subsidies and restrictions expire, lower income tenants may face steep rent 

increases or even be displaced outright. The affected housing units are referred to as “at-
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risk” of conversion. These units include projects receiving state and/or federal assistance 

and units created through local inclusionary housing, redevelopment, density bonus, or 

bond financing programs.  

1. Cost of Replacement Housing 

State law requires the analysis of at-risk housing to identify “the total cost of producing new 

rental housing that is comparable in size and rent levels, to replace the units that could 

change from low-income use, and an estimated cost of preserving the assisted housing 

developments.” Based on the City’s recent experience with affordable housing projects, 

typical development cost is estimated at $300,000 per unit, excluding land costs. Therefore, 

if all 264 of the at-risk units were lost during the next 10 years, the total replacement cost 

would be approximately $79 million, excluding land costs.  

2. Preservation Cost Analysis 

Preserving the affordability of existing units is a primary goal of the City of Oceanside. This 

part of the analysis estimates the potential cost of preserving the at-risk units through the 

purchase of affordability covenants. Preservation cost is estimated as the difference 

between market rent and affordable rent. Assuming an “affordability gap” of 

approximately $719 per month per unit13, the total cost of preserving 264 units would be at 

least approximately $ $189,816 per month or $2.3 million per year. 

The following nonprofit housing developers are active in North San Diego County and 

could assist the City in the preservation of at-risk units: 

• Community Housing Works, San Diego 

• National Community Renaissance 

• Wakeland Housing and Development 

• Eden Housing 

• Bridge Housing 

There also are private developers in the North County, including the owners of the at-risk 

projects themselves, who might be interested in participating in their preservation. Such 

developers may have access to state and federal tax credit funding and to rehabilitation 

loans through the City’s various programs. 

 

 
13 Assuming affordable units are 1-bedroom units, average subsidy per unit for each project is estimated 

with the following assumptions:  

• A 1-BR unit is assumed to be occupied by a 1-person household 

• Affordable monthly rent cost for a 1-person very low- income household is $847 based on 2020 Area 

Median Income in San Diego County 

• HUD 2020 Fair Market Rents in the San Diego MSA is $1,566 for a 1-bedroom unit 

The affordability gap is the difference between the affordable monthly rent cost and the HUD Fair 

Market rent ($1,566- $847 = $719).  
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Table 19 : Assisted Low Income Rental Units Subject To Termination 

Project Name Street Address 
Affordable 

Units 
Total 
Units 

Construction 
Completion 

Expiration Date 

Mar Vista House 4602 Allende St., Oceanside 92057 6 6 2007 2/28/2021 
North River Club Apartments 4520 North River Rd., Oceanside 92057 56 56 1986 4/30/2025 
Riverview Springs 4398 Rainier Way, Oceanside 92054 72 72 1991 2025 
Ocean Breeze Senior Villas  940-960 Vine St., Oceanside 92054 130 130 1986 2026 
El Dorado (HUD 236) 115 S. Clementine St., Oceanside 92054 83 86 1996 8/31/2032 
Silvercrest (HUD 202) 3839 Lake Blvd., Oceanside 92054 68 68 1988 5/16/2033 
Marisol Apartments 1119 S. Tremont St., Oceanside 92054 22 22 1997 2036 
SER/ La Corona Apartments 1214 & 1220 Division St., Oceanside 92054 23 24 1999 2038 
Veteran's Transition Housing 2195 Oceanside Blvd., Oceanside  92054 72 72 1986 2048 
WRC 1963 Apple St., Oceanside 92054 22 22 1995 2049 
Solutions for Change HOME 4818 Siesta Drive, Oceanside 92057 1 1 2010 2050 
Vintage Pt. I 1701 Bush St., Oceanside 92058 131 136 2003 2052 
Old Grove Apartments 235 Via Pelicano, Oceanside 92057 56 56 2003 2058 
Solutions for Change/HOME 722 W. California, Vista  92083 10 5 2004 2058 
Hallmark 4198 Summerview Way, Oceanside 92056 1 1 2004 2059 
Hallmark 4194 Summerview Way, Oceanside 92056 1 1 2004 2059 
Vintage Pt. II 1923 Bush St., Oceanside 92058 186 186 2004 2059 
La Mision Village 3210 Mission Ave., Oceanside 92056 80 80 2006 2063 
Country Club Apartments 201 Country Club, Oceanside 92054 90 90 2009 2064 
Libby Lake Village 4700 North River Rd., Oceanside 92057 20 20 2008 2064 
Interfaith/HOME  345 Garfield St., Oceanside 92054 4 4 2011 2065 
Lil Jackson Sr. Community 3512 Lake Blvd., Oceanside 92056 80 80 2010 2065 
Shadow Way Apartments 4707 Yuma Ave., Oceanside 92057 144 144 2010 2065 
Solutions for Change HOME 3957 Cameo Drive, Oceanside 92056  1 1 2010 2065 
Beachwalk at Cassidy   301 Cassidy, #7, Oceanside 92054 1 1 2015 2070 
Laguna Mobile Estates 276 N. El Camino Real, Oceanside 94058 55 272 1998 2072 
Mission Cove Family I 3229 Mission Cove Way, Oceanside 92054 89 90 2017 2072 
Mission Cove Family II 3230 Mission Cove Way, Oceanside 92054 59 60 2017 2072 
Mission Cove Seniors   3229 Mission Cove Way, Oceanside 92054 137 138 2016 2072 
Villa Storia 4250 Corte Sol, Oceanside 92057 37 38 2017 2072 
North Coast Terrace 402 N. Weitzel Street, Oceanside 92054 31 32 2017 2082 
Cape Cod Villas 1710 Maxon St., Oceanside 92056 35 36 2009 2107 
Total At-Risk Units  264 264   
Total Units   1,803   2,030   
Sources: City of Oceanside; August 2020. Multifamily Assistance & Section 8 Database, HUD, Jan 29, 2021. 
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Potential funding sources to assist in the preservation of at-risk units include CDBG and 

HOME funds. The City could use these funds to provide gap financing to assist nonprofits in 

acquiring an ownership share in the complexes containing at-risk units. In addition, the 

California Department of Housing and Community Development (HCD) has a multi-family 

housing program that provides deferred payment loans for the acquisition and 

rehabilitation of at-risk units. These funds typically are used to leverage additional 

investment from the private sector. The California Housing Finance Agency (CalHFA) also 

may provide subsidy assistance for the acquisition of below-market projects. The City has 

also identified inclusionary “in-lieu” fees, Low Income Housing Tax Credits (LIHTC), and state 

Permanent Local Housing Allocations as potential funding sources to assist with 

preservation of units. 

The City also will explore direct negotiations with at-risk project owners to extend the terms 

of the affordability restrictions. There may be financial incentives the City can offer, or 

disincentives to raising the rents to market levels. This is particularly true if the owner is 

seeking additional bond financing, rehabilitation assistance, or conducting other 

transactions which require City approval or participation. To the extent feasible, extensions 

of below-market rental agreements should try to keep the units affordable for as long as 

possible.  

H. Housing Constructed, Demolished or Converted within the 

Coastal Zone 

California Government Code §65588(d) requires that the Housing Element update take 

into account any low- or moderate-income housing provided or required in the Coastal 

Zone pursuant to Section 65590 (the Mello Act14). State law requires that jurisdictions 

monitor the following: 

• The number of new housing units approved for construction within the Coastal Zone 

(after January 1, 1982); 

• The number of low- or moderate-income units required to be provided in new 

developments either within the Coastal Zone or within three miles of the Coastal 

Zone; 

• The number of existing housing units in properties with three or more units occupied 

by low- or moderate-income households that have been authorized for demolition 

or conversion since January 1, 1982; and 

• The number of low- or moderate-income replacement units required within the 

Coastal Zone or within three miles of the Coastal Zone. 

Table 20 provides these statistics for the City of Oceanside from 1982 through 2020. As 

discussed in the analysis of sites for housing development in Chapter III (Resources and 

Opportunities), commercial areas within the Coastal Zone are expected to 

accommodate a significant number of new housing units in the next planning period. 

 
14  The Mello Act in part requires replacement of affordable units demolished or converted within the coastal 

zone.  
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Table 20: Coastal Zone Housing Units 1982-2020 

Category 
Units 

1982-1999 2000-2004 2005-2012 2013-2020 

Number of new units approved for construction in the Coastal 
Zone after January 1, 1982: 

196 645 0 920* 

Number of new units for low- and moderate-income households 
required to be provided either within the coastal zone or within 
three miles of it: 

0 0 0 0 

Number of units occupied by low- and moderate-income 
households authorized to be demolished or converted: 

93 5 0 0 

Number of units for low- and moderate-income households 
required either within the coastal zone or within three miles of it in 
order to replace those demolished or converted: 

93 5 0 0 

*  549 converted; 371 entitled as of August 2020.  

I. Future Housing Needs 

1. Overview of the Regional Housing Needs Assessment 

The Regional Housing Needs Allocation (RHNA) developed and adopted by SANDAG 

covers the growth projection and planning period from June 30, 2020 through April 15, 

202915. The RHNA assigns a housing production to each jurisdiction in the region.  

Oceanside must identify adequate land with appropriate zoning and development 

standards to accommodate its allocation of the regional housing need. 

In accordance with Government Code §65584, the RHNA plan distributes total housing 

need for each jurisdiction among the following four income categories:  

• Very low income (50% or less of county median income) 

• Low income (51-80% of county median income) 

• Moderate income (81-120% of county median income) 

• Above moderate income (over 120% of county median income) 

2. 2021-2029 Oceanside Growth Needs 

The total housing growth need allocated to the City of Oceanside for the 2021-2029 

Housing Element 5,443 units. This total is distributed by income category as shown in Table 

21 241. While not explicitly addressed in the RHNA, state law16 now requires the Housing 

Element to also estimate the future needs of extremely-low-income (ELI) households. As 

provided by state law, the ELI need has been estimated to be 50% of the very-low 

category, or 634 units during this planning period. 

 
15  The RHNA Planning period (June 30, 2020 – April 15, 2029) is slightly longer than the Housing Element 

planning period (April 15, 2021 – April 15, 2029) 
16  California Government Code §65583(a)(1) 
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Table 21: Oceanside Housing Growth Needs 2021-2029 

Very Low* Low Moderate Above Mod Total 

1,268 718 883 2,574 5,443 

23% 13% 16% 47% 100% 

Source: SANDAG 2020 
*Includes extremely-low households, estimated to be one-half the very-low need (634 units) 

 

All new units built after June 30, 202017 are credited toward the RHNA for this period. A 

discussion of the City’s growth need and potential development sites that could 

accommodate this need is provided in Chapter III. 

 

 

 

 
17   For the San Diego region, the regional growth projected by the State was for the period between June 30, 2020 and April 

15, 2029. However, the Housing Element is an eight-year document covering the planning period from April 15, 2021 to 

April 15, 2029. Thus, units built after June 30, 2020 can be credited towards the 6th Cycle planning period.  
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III.  RESOURCES AND OPPORTUNITIES 

A variety of resources are available for the development, rehabilitation, and preservation 

of housing in Oceanside. This chapter provides an overview of the land resources and 

development opportunities available to address the City’s overall regional housing need 

allocation, while describing the financial and administrative resources available to 

facilitate the provision of affordable housing. Additionally, this chapter discusses 

opportunities for energy conservation, which can lower utility costs and increase housing 

affordability.  

A. Land Resources 

As discussed in the previous chapter, Oceanside’s housing growth need for the 2021-2029 

period has been established as 5,443 units. The Housing Element is required to identify 

adequate sites that can be developed for housing within the planning period and that 

are sufficient to provide for the jurisdiction’s share of the regional housing need for all 

income levels18. This “adequate sites” requirement may be satisfied in the following ways: 

• New housing units permitted after the beginning of the planning period (June 

30, 2020); 

• New projects “in the pipeline” that have been approved for development or 

are currently under review; or 

• Potential new units that could be built on vacant or underutilized properties. 

1. Progress Toward the RHNA 2021-2029 

The City’s progress toward the RHNA during 2021-2029 is described below and summarized 

in Table 22. Detailed information on the progress is summarized in Appendix B. 

Table 22: Progress Toward the 2021-2029 RHNA 

Income Categories ADU Approved Entitled Under Review Total Credits RHNA Remaining Need 

EL/ VL 0   26 0 0 26  1,268 1,242 

Low 80 11 0 0 91 718 627 

Mod 560 0 0 0 560 883 323 

Above Mod 0 713 118 1,343 2,174 2,574 400 

Total 640 750 118 1,343 2,851 5,443 2,592 

Source: City of Oceanside, 2021 

 

 

 

 
18  Government Code §65583.2 
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2. Sites Inventory Compared to the RHNA 

Section 65583(a)(3) of the Government Code requires Housing Elements to contain an 

“inventory of land suitable for residential development, including vacant sites and sites 

having potential for redevelopment, and an analysis of the relationship of zoning and 

public facilities and services to these sites.” A detailed analysis of potential development 

sites is contained in Appendix B and summarized in Table 23 below. The analysis 

demonstrates that the City’s total land inventory does not have adequate sotes without 

rezoning to accommodate the RHNA allocation. As discussed in the analysis of non-

governmental constraints (Chapter IV), there sites were elected along commercial 

corridors and infill sites where there are no infrastructure deficiencies that would preclude 

development commensurate with the level of need identified in the RHNA. 

Table 23: Land Inventory Summary 

 

Income Category 

Very Low Low Moderate 
Above 

Moderate 
Total 

RNHA 1,268 718 883 2,574 5,443 

Credits 26 91 560 2,174 2,851 

Net Remaining RHNA 2021-2029 1,242 627 323 400 2,592 

Net Remaining RHNA 2021-2029 (combined) 1,869 723 2,592 

Sites w/o Rezoning  867 574 1,441 

   Vacant sites  88 479 567 

   Underutilized sites 779 95 874 

Corridor Sites  3,240 1,611 4,851 

   Vacant sites  824 2,416 3,240 

   Underutilized sites 1,019 592 1,611 

Total sites inventory 4,107 2,185 6,292 

Shortfall/Surplus +2,238 +1,462 3,700 

Adequate Sites? Yes Yes  

Source: City of Oceanside, 2021 
 

B. Financial and Administrative Resources 

1. State and Federal Resources 

Community Development Block Grant Program (CDBG) - Federal funding for housing 

programs is provided by the Department of Housing and Urban Development (HUD). The 

CDBG program is flexible in that funds can be used for a wide range of activities including 

acquisition and or disposition of real estate, public facilities and improvements, relocation, 

rehabilitation and construction of housing, home ownership assistance, and clearing 

activities. Oceanside is an “entitlement city” and receives CDBG funds directly from HUD. 

The current level of CDBG funding is approximately $1.3 million per year.  

Home Investment Partnership (HOME) Program – Activities that are expected to be 

supported by HOME funds include new construction and acquisition/rehabilitation of 

affordable housing. The current level of HOME funding is approximately $650,000 per year. 
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Section 8 Rental Assistance – The City applies to the U.S. Department of Housing and Urban 

Development (HUD) for local allocations of Section 8 Housing Choice Vouchers, which 

provide rent subsidies to very low income residents (up to 50% AMI). Under the Section 8 

program, most tenants pay about 30 percent of their income for rent. The remainder – the 

difference between what the tenant pays and the actual rent – is paid directly to the 

landlord by the public housing agency. The City’s ability to expand or even maintain this 

program at its current level is dependent upon the annual Federal budget process. Recent 

indications from HUD are that Federal support for Section 8 will not be expanded. The 

number of vouchers allocated to Oceanside has fluctuated based on federal funding 

levels but has been approximately 1,600 in recent years. 

SB2 Grants - In 2017, Governor Brown signed a 15-bill housing package aimed at 

addressing the State’s housing shortage and high housing costs.  Specifically, it included 

the Building Homes and Jobs Act (SB 2, 2017), which establishes a $75 recording fee on 

real estate documents to increase the supply of affordable homes in California.  Because 

the number of real estate transactions recorded in each county will vary from year to year, 

the revenues collected will fluctuate. 

The first year of SB 2 funds are available as planning grants to local jurisdictions. The City of 

Oceanside received $310,000 for planning efforts to facilitate housing production. For the 

second year and onward, 70 percent of the funding will be allocated to local 

governments for affordable housing purposes. A large portion of year two allocations will 

be distributed using the same formula used to allocate federal Community Development 

Block Grants (CDBG). Oceanside is eligible for an estimated $650,000 from funding 

received during FY 2019-2020. 

Low-Income Housing Tax Credit Program - The Low-Income Housing Tax Credit Program 

was created by the Tax Reform Act of 1986 to provide an alternate method of funding 

low-and moderate-income housing. Each state receives a tax credit, based upon 

population, toward funding housing that meets program guidelines. The tax credits are 

then used to leverage private capital into new construction or acquisition and 

rehabilitation of affordable housing. Limitations on projects funded under the Tax Credit 

programs include minimum requirements that a certain percentage of units remain rent-

restricted, based upon median income, for a term of 15 years.  

The City will seek to gain funding for the development of affordable housing through the 

LIHTC program. Investors receive a credit against federal tax owed in return for providing 

funds to developers to build or renovate housing for low-income households. The capital 

subsidy allows rents to be set below the cost of development and maintenance of the 

property. 
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C. Energy Conservation Opportunities 

The primary uses of energy in urban areas are for transportation, lighting, water heating, 

and space heating/cooling. The high cost of energy and the environmental impacts of 

energy consumption demand that efforts be taken to reduce or minimize the overall level 

of urban energy consumption.  

Significant reduction in energy use can be achieved through the coordination of land 

development and transportation infrastructure, a fundamental component of smart 

growth. While housing development in Oceanside was historically characterized by low-

density neighborhoods without close proximity to transit service and other services, future 

housing growth in the City is expected to occur primarily within existing transit corridors and 

Smart Growth Opportunity Areas, as identified on the regional Smart Growth Concept 

Map. New housing in these areas will allow residents to live within walking distance of bus 

and rail transit as well as essential commercial services and recreational amenities. 

Increased walkability is expected to reduce vehicle miles traveled (VMT) in private 

automobiles, which constitutes a major source of non-renewable energy consumption in 

Oceanside.  

Title 24, Building Energy Standards for Residential Development, establishes energy 

budgets or maximum energy use levels for dwelling units. The standards of Title 24 

supersede local regulations, and mandate implementation by local jurisdictions. The City 

will continue strict enforcement of local and state energy regulations for new residential 

construction, and continue providing residents with information on energy efficiency.  

The City’s goal is to achieve maximum use of conservation measures and alternative, 

renewable energy sources in new and existing residences. By encouraging and assisting 

residents to utilize energy more efficiently, the need for costly new energy supplies, and 

the social and economic hardships associated with any future shortages of conventional 

energy sources, will be minimized. 

All of the properties included in the housing sites inventory (see Appendix B) are situated 

within transit-served corridors and in close proximity to key public and commercial 

amenities. Accommodating the City’s future housing growth in these walkable areas is 

expected to reduce VMT and minimize energy consumption associated with the provision 

of water and the disposal of both wastewater and solid waste.  

The City, with help from the Energy Policy Initiatives Center of the University of San Diego 

and the CivicSpark AmeriCorps Program, prepared community and municipal GHG 

inventories based on emissions in 2013, the earliest year from which data was available. 

According to the City’s 2013 baseline GHG emissions inventory, roughly 96 percent of the 

City’s GHG emissions are generated in the private sector (with the remaining four percent 

stemming from municipal operations). Energy use in the City’s existing building stock (i.e., 

electricity and natural gas) accounts for roughly 43 percent of total emissions. Although 

state law does not require that GHG emission be addressed in the General Plan, the 

California Environmental Quality Act requires that GHG emissions be assessed and 

mitigated as part of environmental review of any proposed changes to the general plan. 

In May 8, 2019, the City Council approved an amendment adopting a new Energy and 

Climate Action Element (ECAP), including a Climate Action Plan (CAP).   
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The CAP proposes a range of specific actions intended to reduce greenhouse gas (GHG) 

emissions in a manner consistent with state goals. These actions promote energy 

efficiency, renewable energy, alternative transportation, solid waste reduction and 

diversion, water conservation, local agriculture, and urban forestry The ECAP provides 

policy support for the CAP and includes additional goals and policies meant to promote 

the City’s long-term environmental sustainability. The ECAP is expected to provide 

important guidance for the updating of the City’s other General Plan elements, including 

the Land Use Element, Community Facilities Element, and Environmental Resources 

Management Element. 
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IV.  CONSTRAINTS 

A. Governmental Constraints 

1. Land Use Plans and Regulations 

 General Plan 

Last amended comprehensively in 1986, the Land Use Element sets forth the City’s policies 

for guiding local land use and development. These policies, together with the zoning 

regulations, establish the amount and distribution of land to be allocated for different uses 

within the City. Table 240 shows the eight General Plan residential land use designations 

which support a variety of housing types, ranging from very-low-density single-family estate 

residential development at 0.5 to 3.5 units per acre to high-density multi-family 

development at 21 to 43 units per acre. Allowable densities for these residential 

designations are expressed as density ranges that extend from a base density to a 

maximum density achievable through the fulfillment of certain criteria intended to 

promote high-quality development. 

Table 24: Residential Land Use Categories – Oceanside General Plan 

Designation 
Base 

Density1,2 
Maximum 
Density3 

Residential Zoning 
Designations 

Estate A (EA-R) 0.5 0.9 RE-A 

Estate B (EB-R) 1.0 3.5 RE-B, RE-A4  

Single Family Detached (SFD-R) 3.6 5.9 RS, RE-B4 

Medium Density A (MDA-R) 6.0 9.9 RM-A, RS4 

Medium Density B (MDB-R) 10.0 15.0 RM-B, RT4, RM-A4, RS4 

Medium Density C (MDC-R) 15.1 20.9 
RM-C, RT4, RM-B4, RM-A4, 

RS4 

High Density (HD-R) 21.0 28.9 RH, RT4, RM-C4 

Urban High Density (UHD-R) 29.0 43.0 RT, RH-U, RH4 

Source: City of Oceanside General Plan, 2002 
1. Density expressed in dwelling units per gross acre. 
2. Appropriate density for projects in compliance with existing standards established by City policy. 
3. Potential density for projects that exceed standards established by established City policy. 
4. If found to be consistent with that designated land use and surrounding land uses 

 

In 2013 Policy 2.32 of the General Plan Land Use Element was amended to revise the 

criteria and findings required for projects to exceed the base density in residential areas. 

The criteria as revised, which are intended to reduce potential constraints to development 

of affordable workforce housing, are as follows: 

1) High quality architectural design and materials that mitigate the potentially adverse 

impacts of higher density and increased scale; 

2) High quality landscape/hardscape design and materials that soften the 

appearance of associated development and contribute to a sustainable, 

attractive, and pedestrian-friendly streetscape;  

3) Functional, sustainable and visually appealing common open space areas; 
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4) Consolidation of existing legal lots to provide unified site design; 

5) Initiation of residential development in appropriate commercial zones;  

6) Participation in the City’s Housing, Conservation, Public Safety, and/or Historical 

Preservation programs; or 

7) Innovative design and/or construction methods which further the goals of the 

General Plan. 

These changes have created a standard of review for proposals to exceed base density, 

establishing that such projects should demonstrate the same level of quality expected of 

projects that conform to base density, rather than a superiority of design or an abundance 

of amenities that would likely render the provision of inclusionary units financially infeasible. 

With these changes, projects exceeding base density are no longer expected to provide 

off-site improvements beyond those otherwise required, larger-than-average dwelling 

units, or smaller-than average building footprints. 

Like Policy 2.32 as previously articulated, the revised criteria are not applied wholesale to 

all projects but instead selectively on a case-by-case basis. For instance, the lot 

consolidation criterion (#4) would not be applied to restrict a viable small-lot project but 

to encourage lot consolidation as a means of achieving higher densities through more 

efficient site design (e.g., shared driveways, common open space). Similarly, Criterion #5 

would be applied not to limit exceedance of base density in residential areas but to 

encourage the congruous integration of housing into commercial districts, in order to 

promote walkability and synergistic land use.   

In addition to the residential land use designations, the General Plan identifies four Special 

Management Areas which allow exclusive residential development or mixed-use 

residential in designed areas. Three of these areas, Rancho Del Oro, Del Oro Hills, and the 

Sterling Property are fully developed in accordance with adopted specific plans. The 

fourth Special Management Area is the 375-acre Downtown Project Redevelopment 

Project Area, which is regulated by the Downtown Zoning Ordinance. With the state 

legislation eliminating redevelopment agencies, implementation responsibility has shifted 

from the Oceanside Community Development Commission to its successor agency, the 

Oceanside City Council.  

Local Coastal Program 

Portions of Oceanside are located within the coastal zone, the area designated by the 

State for special protections under the Coastal Act. Oceanside has adopted a Local 

Coastal Program to regulate development within the coastal zone and identify the long-

range planning vision for the City’s coastal areas. The current Local Coastal Program was 

certified by the California Coastal Commission in 1986. The City is currently in the process 

of updating the Local Coastal Program, with adoption anticipated in 2022, following which 

Coastal Commission certification would be required.  
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 Zoning Designations and Housing Opportunities 

The type, location, density, and scale of residential development in Oceanside is 

regulated through the City’s Zoning Ordinance. Zoning regulations serve to implement the 

General Plan and are designed to protect and promote the health, safety, and general 

welfare of residents. The Zoning Ordinance also helps to preserve the character and 

integrity of existing neighborhoods. As a coastal city, Oceanside is located partially within 

California’s designated Coastal Zone, which generally includes those parts of the City west 

of Coast Highway. Land within the coastal zone is subject to state laws that regulate 

development along the coast differently from inland development. To address this 

distinction, the City’s Zoning Ordinance includes both inland and coastal residential, 

commercial, and industrial zones. In addition, the Zoning Ordinance includes a few special 

and overlay districts.       

Inland Area 

The Inland portion of the Oceanside encompasses over three-quarters of the City’s total 

land area and includes ten residential zones:  

Residential Estate A (RE-A) 

Residential Estate B (RE-B) 

Single Family Residential (RS) 

Medium Density Residential A (RM-A) 

Medium Density Residential B (RM-B) 

Medium Density Residential C (RM-C) 

High Density Residential (RH) 

Urban High Density Residential (RH-U) 

Residential Tourist (RT) 

Mobile Home Park (MHP) 

Maximum residential densities in the Inland area range from 0.9 units/acre in the RE-A 

district to 43 units/acre in the RH-U district.  



City of Oceanside 2021-2029 Housing Element IV.  Constraints 

  IV-4 March 2021 

Table 25: Residential Zoning Districts (Inland Area)  

Map 
Symbol 

Zoning District Intended Uses 

RE-A Residential Estate A  Single family residential dwellings at a density of 0.5 to 0.9 
dwelling units per gross area in the RE-A district and from 
1.0 to 3.9 dwelling units per gross acre in the RE-B district. RE-B Residential Estate B  

RS Single Family Residential  
Single family residential dwellings at a density of 3.6 to 5.9 
dwelling units per gross acre. Existing duplexes, triplexes, 
and four-plexes may remain as permitted uses. 

RM-A Medium Density Residential A Patio homes, duplexes, townhouses, multi-dwelling 
structures and cluster housing which also include 
landscaped common open space and common area 
facilities for residents use. Density ranges for the three 
districts are: RM-A 6.0 to 9.9 du/ gross acre, RM-B 10.0 to 
15 du/gross acre, and RM-C 15.1 to 20.9 du/gross acre. 
Existing single-family dwellings may remain as permitted 
uses.  

RM-B Medium Density Residential B  

RM-C Medium Density Residential C  

RH High Density Residential Apartments and townhouses with relatively high land 
coverage at 21.0 to 28.9 du/gross acre in the RH district 
and 29.0 to 43 du/gross acre in the RH-U district. RH-U Urban High Density Residential 

RT Residential Tourist 
Tourist and year-round visitor-serving facilities, including 
permanent and transient residential and related uses, with 
densities between 29.0 and 43.0 du/gross acre 

MHP Mobile Home Park 
Residential mobile home park where two or more mobile 
home sites are rented or owned.  

 

Allowable uses range from single-family detached houses in the RE-A, RE-B, and RS districts, 

to multi-family residential condominiums and apartments in the RM-B, RM-C, RH, RH-U, and 

RT districts. As shown in Table 26, residential uses are permitted by-right, without 

discretionary review or design review. Various types of special needs housing may be 

permitted by-right or require a conditional use permit, as discussed below under Special 

Needs Housing.  
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Table 26: Permitted Residential Uses in Residential Zoning Districts (Inland Area) 

Housing Type RE-A RE-B RS RM-A 
RM-B 
RM-C 

RH 
RH-U 

RT MHP 

Single Family Detached P P P L L L L - 

Single Family Attached - L L P L - - - 

Multi-Family - - - P P P P - 

Mobile or Manufactured Home L L L L L L L L 

Accessory Dwelling Units P P P P P P P  

Live/Work Quarters - - - - - U U  

Emergency Shelters - - - U U U - - 

Transitional and Supportive Housing P P P P P P P - 

Residential Care Facility (6 or less) P P P P P P P - 

Residential Care Facility (7 or more)  - - - U U U - - 

Convalescent Facilities - - - L L L - - 

Single Room Occupancy - - - - - U - - 

Source: City of Oceanside Zoning Ordinance 
Notes: 
P= permitted   
U=conditional use permit required  
L = Limited, with additional regulations  

 

There are also 15 non-residential districts that allow various types of residential uses along 

with commercial, industrial, agricultural, public, or open space uses (Table 27). Mixed-use is 

allowed by conditional use permit in the CN, CC, CG, CL, CR, CV, CS-HO, CS-L, and CP 

districts. Many of the non-residential districts also allow emergency shelters, transitional and 

supportive housing, and large residential care facilities subject to limitations or a 

conditional use permit. 

Table 27: Permitted Residential Uses by Non-Residential Zoning District (Inland Area) 

Housing Type A OS CN CC CG CL CR CV 
CS-
HO 

CS-
L 

CP IL IG IP PS 

Single Family Detached ADP P L - L L L - L L P - - - - 

Single Family Attached ADP P L - L L L - L L P - - - - 

Mobile or Manufactured Home L - - - - - - -    - - - - 

Accessory Dwelling Units P P P  P P P - P P P - - - - 

Farmworker Housing L - - - - - - - - - - - - - - 

Emergency Shelters - - U U U U - - U - U L U U U 

Transitional and Supportive 
Housing 

- - U - U U - - U - U - - - U 

Residential Care Facility  
(6 or less) 

- - - - - - - - - - - - - - - 

Residential Care Facility  
(7 or more)  

- - L L L L - - L L U - - - - 

Convalescent Facilities - -     - -   U - - - U 

Single Room Occupancy - -  U U  - -    - - - - 

Mixed-Use - - L L L L L L L L L - - - - 

Source: City of Oceanside Zoning Ordinance 
Notes: 
P= permitted   
U=conditional use permit required  
ADP = Administrative Development Plan Required 
L = Limited, with additional regulations 
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Coastal Zone 

In May 2009, following discovery that the 1992 Zoning Ordinance was never certified by 

the California Coastal Commission, the regulatory document previously adopted by the 

Coastal Commission (known as the 1986 Zoning Ordinance or Coastal Zoning Ordinance) 

was reinstated as the operative Zoning Ordinance for coastal zone properties. For 

administrative purposes, the text of the Coastal Zoning Ordinance has been consolidated 

with the Zoning Ordinances for the Inland Area and the Downtown District. The 

reinstatement of the Coastal Zoning Ordinance from 1986 has significantly increased the 

potential for housing development within those segments of the Coast Highway 

commercial corridor bearing the C-2 zoning designation. Prior to the reinstatement of the 

1986 Zoning Ordinance, these segments of Coast Highway were assumed to be 

designated CG (General Commercial) under the 1992 Zoning Ordinance – a zoning 

designation that allows housing at densities of 29 dwelling units per acre and only in 

conjunction with mixed-use development. In contrast, the reinstated C-2 designation for 

these Coast Highway properties allows for exclusively residential uses at densities up to 43 

dwelling units per acre. Furthermore, the building height limitations and other 

development standards for the C-2 zoning designation in the Coastal Zoning Ordinance 

are less restrictive than those of the previously applicable CG designation. For example, 

while the 1992 Zoning Ordinance limited building height to 36 feet on CG properties in the 

coastal zone, the C-2 designation allows 45 feet of height on these same properties, with 

additional height above 45 feet allowed under a “high rise” provision. 

Allowable residential uses in the Coastal Zoning Ordinance for both residential and non-

residential districts in the Coastal Zone are shown in Table 28 

Table 28: Permitted Residential Uses by Residential Zoning District (Coastal Zone) 

Housing Type R-1/CZ R-3/CZ R-T/CZ C-1/CZ C-2/CZ OP/CZ VC/CZ 

Single Family P P P - - - - 

Two Family P P P - - - - 

Three- and Four-Family - P P - - - - 

Apartment (less than 20 units) - P P U1 U1 U1  

Apartment (20+ units) - U U U1 U1 U1 U4 

Mobile or Manufactured Home P P P - - - - 

Mobile Home Parks U U U - - - - 

Accessory Dwelling Units  P P P - - - - 

Transitional and Supportive Housing P P P - - - - 

Residential Care Facility (6 or less) P P P - - - - 

Residential Care Facility (7 or more)  U U U - - - - 

Source: City of Oceanside Zoning Ordinance/LCP Areas, 1986 
Notes: 
P= permitted 
U=conditional use permit required.  
1. Residential use must be secondary to an office or commercial use and must be vertical or horizontal mixed use. 
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Downtown District Zoning Ordinance (Article 12) 

Development regulations for the Downtown area are provided in Article 12 of the 

Oceanside Zoning Ordinance. Allowable residential uses in Article 12 for both residential 

and mixed-use subdistricts are shown in Table 29.  

Of the 15 commercial sub-districts within the Downtown District, 9 allow for single-family 

residential use, 10 allow for multi-family residential use,  9 allow residential in conjunction 

with mixed-use development. Densities up to 43 units/acre are permitted in the Downtown 

when projects comply with development standards and General Plan criteria. 

Table 29: Permitted Residential Uses by Downtown Zoning Subdistrict (Article 12) 

Housing Type 
1 

1A 
2 3 4A 4B 

5 
5A 

6B 7A 7B 8A 8B 9 11 13 

Single Family - - U P - P - P U U U U - - 

Multi-Family  - - U P U P - P  U U U U U 

Accessory Dwelling Units  - - P P P P - P P P P P P P 

Mixed Use U U U - - - U - U - - U U U 

Group Residential - - - - - - - - - U - - - - 

Residential Care Facility  
(7 or more)  

- - U - - - - U - U U U - - 

Source: City of Oceanside Downtown Zoning Ordinance, 2020 
Notes: 
P= permitted 
U=conditional use permit required 
 

Effects of Zoning Regulations on the Provision of Low and Moderate Income Housing 

Zoning regulations have a considerable effect on the development of low- and moderate-

income housing. In urban areas, and particularly coastal jurisdictions, insufficient densities 

can make affordable housing infeasible. In 2004 state law was amended (AB 2348) to 

identify “default densities” that are considered suitable for lower-income housing. For large 

metropolitan jurisdictions such as Oceanside, the default density is 30 units per acre. All 

High Density Residential (RH), Urban High Density Residential (RH-U, R-3) and all residential 

and mixed-use subdistricts within the Downtown District allow densities of 29 units per acre 

or more. Low-income housing can be accommodated in all districts permitting residential 

use including commercial/mixed-use districts.  

Much of the residentially-zoned land in Oceanside, is already developed with relatively 

few vacant properties remaining. Consistent with the City’s General Plan, Local Coastal 

Program, and recent planning initiatives such as the Coast Highway Boulevard Vision and 

Strategic Plan and Oceanside Boulevard Corridor Study, much of the future growth in the 

City will be directed to infill sites which have mixed-use and transit-oriented-development 

potential. These policies are supported by the adopted SANDAG Sustainable Community 

Strategy (SCS) and Smart Growth Concept Plan, which identify a large potential for 

residential in-fill development within underutilized commercial areas. It is also important to 

note that vacant and underutilized parcels in these and other areas of the City were 

heavily relied upon by SANDAG in determining Oceanside’s capacity for new housing in 

conjunction with SANDAG’s 2050 Regional Growth Forecast. These housing capacity 

figures were subsequently used to justify the City’s RHNA share for the 2021-2029 Housing 

Element planning period.  
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 Special Needs Housing 

To further fair housing opportunities, the City provides for a range of housing opportunities 

for persons with special needs, including those in residential care facilities, persons with 

disabilities, the elderly, persons needing emergency shelter, transitional or supportive living 

arrangements, and single room occupancy units. Many of these groups also fall under the 

category of extremely low income households. Table 26 through Table 29 above show how 

the City’s Zoning Ordinances accommodate special needs housing. Chapter V, the 

Housing Plan, sets forth programs to revise the City’s zoning regulations where necessary 

to comply with state law with respect to special needs housing. The City’s provisions for 

each special needs housing type are discussed below.  

Extremely Low Income Households 

Many persons with special needs fall within the extremely-low-income (ELI) category, 

which is defined as 30% or less of area median income, or up to $34,650 per year for a 4-

person household in San Diego County (2020).  

Many of the policies and programs described in Chapter V address the needs of ELI 

households, including persons with disabilities and those in need of residential care 

facilities. However, it must be recognized that the development of new housing for the 

lowest income groups typically requires large public subsidies, and the level of need is 

greater than can be met due to funding limitations, especially during these times of 

declining public revenues. The Housing Action Plan (Chapter V) includes a commitment 

to prioritize assistance for ELI units whenever feasible. 

Residential Care Facilities 

Residential care facilities refer to any family home, group home, or rehabilitation facility 

that provides non-medical care to persons in need of personal services, protection, 

supervision, assistance, guidance, or training essential for daily living. Health and Safety 

Code §§1267.8, 1566.3, and 1568.08 require local governments to treat licensed group 

homes and residential care facilities with six or fewer residents in residential zones no 

differently than other single-family residential uses. “Six or fewer persons” does not include 

the operator, the operator’s family, or persons employed as staff. Local agencies must 

allow these licensed residential care facilities in any area zoned for residential use, and 

may not require licensed residential care facilities for six or fewer clients to obtain 

conditional use permits or variance that are not required of other single-family dwellings.  

The Zoning Ordinance uses the term “Residential Care Facility, Limited” for facilities serving 

six or fewer persons and “Residential Care Facility, General” for facilities serving more than 

six persons. Under current zoning regulations residential care facilities that serve six or fewer 

persons are a permitted use in the RE-A, RE-B, RS, RM-A, RM-B, RM-C, RH, RH-U, RT districts 

within the Inland area, and the R-1/CZ, R-2/CZ, R-3/CZ districts in the Coastal Zone. 

Additionally, the City’s parking ordinance requires residential care, limited facilities to 

provide one parking space per three beds.  

Facilities serving more than six persons are allowed by CUP in the RM-A, RM-B, RM-C, RH, 

RH-U, and CP zones in the Inland area. Facilities serving 7 or more persons are allowed with 

limitations in the CN, CC, CG, CL, CS-HO, and CS-L zones. Convalescent facilities are 
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allowed with a CUP in the CP zone. Facilities serving 7 or more persons are permitted in the 

R-1/CZ, R-2/CZ, and R-3/CZ zones in the Coastal Zone. In the Downtown District, Facilities 

serving 7 or more persons are allowed in subdistrict 3, 7A, 8A, 8B, and 9 with a CUP.  The 

City’s zoning regulations do not pose a significant constraint to the establishment of 

residential care facilities.  

Housing for Persons with Disabilities 

Both the federal Fair Housing Act and the California Fair Employment and Housing Act 

impose an affirmative duty on local governments to make reasonable accommodations 

(i.e. modifications or exceptions) in their zoning laws and other land use regulations when 

such accommodations may be necessary to afford disabled persons an equal opportunity 

to use and enjoy a dwelling. Additionally, §65008 of the Government Code requires 

localities to analyze potential and actual constraints, and include programs to 

accommodate housing for disabled persons. 

Building codes adopted by the City of Oceanside incorporate accessibility standards 

contained in Title 24 of the California Code of Regulations. Compliance with building 

codes and the Americans with Disabilities Act (ADA) may increase the cost of housing 

production and can also impact the viability of rehabilitation of older properties required 

to be brought up to current code standards. However, these regulations provide minimum 

standards that must be complied with in order to ensure the development of safe and 

accessible housing. 

Because many homes in Oceanside were built before modern accessibility standards, an 

important housing issue facing people with disabilities is retrofitting existing homes to 

improve access. For retrofitting homes, the City administratively permits unenclosed ramps 

to protrude into required setbacks without a variance. The City allows a property owner to 

build a ramp to allow people with disabilities access into a single-family home upon 

securing a building permit. The City also administers a Housing Rehabilitation Program that 

provides federally-funded loans to eligible homeowners or rental property owners to make 

accessibility improvements.  

Key planning requirements related to housing persons with disabilities are described below: 

Definition of Family 

A Zoning Ordinance that defines the term "family" as related persons who live 

together can restrict access to housing for people with disabilities who may need 

to live in group settings for both programmatic and financial reasons. The 

Oceanside Zoning Ordinance does not include a definition of “family” for the Inland 

Area, Coastal Zone, or Downtown District. The Coastal Zoning Ordinance was 

updated in 2017 to remove the definition of “family” in order to comply with Fair 

Housing Law.    

Separation Requirements 

The City’s zoning regulations do not impose any separation or maximum 

concentration requirements for group homes or residential care facilities.  
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Site Planning Requirements 

The City’s zoning regulations do not impose any site planning requirements for 

residential care facilities serving 6 or fewer persons that are different than the 

requirements for other residential uses in the same zone. In the Coastal Zoning 

Ordinance, the minimum site area for General Residential Care is 12,000 square 

feet.  

Reasonable Accommodation 

A reasonable accommodation ordinance was adopted by the City Council in 2012. 

The ordinance includes administrative procedures for reviewing and approving 

requests for modifications to building or zoning requirements in order to ensure 

reasonable accommodations for persons with disabilities.  

The City’s zoning regulations are consistent with state law and do not pose a constraint to 

housing for persons with disabilities. 

Farm Worker Housing 

Housing for agricultural employees occurs in two types of settings: housing 

accommodations located on agricultural land that is used exclusively for farm workers; or 

traditional housing that is intended for lower income households but is not restricted to 

farm workers.  

The housing needs of resident farm workers are primarily addressed through the provision 

of permanent affordable housing such as apartments, lower-cost single-family homes, and 

mobile homes. The remaining farm laborers are migrant farm workers who are not 

permanent residents of the City. To provide housing for migrant farm workers, the City 

allows migrant farm worker housing with limitations in the A zone in the Inland area. Such 

housing is typified by (but not exclusively) dormitory-style structures designed for temporary 

occupancy by migrant workers. The City amended the Zoning Ordinance in 2018 to 

comply with the Employee Housing Act, allowing farm worker housing for up to 36 beds or 

12 units by right where agricultural uses are permitted. 

Emergency Shelters and Low Barrier Navigation Centers 

California Health and Safety Code (§50801) defines an emergency shelter as “housing with 

minimal supportive services for homeless persons that is limited to occupancy of six months 

or less by a homeless person. No individual or household may be denied emergency 

shelter because of an inability to pay.” The 2020 Point-in-Time Count for San Diego County 

identified 408 people living in homelessness in Oceanside, including 166 people in shelters 

and 242 unsheltered people.  

The passage of SB 2 in 2007 amended the requirements for local government regulations 

regarding emergency shelters. Unless a city has sufficient existing shelter facilities to 

accommodate its need, land use regulations must identify at least one zoning district 

where emergency shelters are a permitted use, thereby avoiding the need for a 

conditional use permit or other discretionary review.  
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Emergency shelters are permitted by right with some limitations in the IL zone, and with a 

CUP in the RM-A, RM-B, RM-C, RH, RH-U, CN, CC, CG, CL CS-HO, CP, IG, IP and PS districts. 

Shelters may have no more than 50 beds, must be located at least 300 feet from another 

shelter, and require a conditional use permit if they are located within 300 feet of a 

residential zone.  These separation requirements are not consistent with SB 2.  The City will 

amend the Zoning Ordinance to require only a maximum 300-foot separation from another 

shelter.  Furthermore AB 139 requires that the parking standards for emergency shelters be 

established based on  staffing level. 

In order to comply with state law, emergency shelters must be allowed by right in at least 

one zoning district that has adequate capacity to accommodate at least one shelter.  The 

City has identified the Light Industrial (IL) zone as the appropriate district where emergency 

shelters may be established by-right. There are a total of 673 parcels totaling over 3,000 

acres in this zone. Approximately 40 acres of land in this zone are currently vacant. Typical 

parcel size is about 4 acres, and many parcels are located near transit and commercial 

services. In addition to these vacant parcels, there are several developed parcels with 

vacant building space that could be converted for use as shelters. The IL zone is intended 

“To provide areas appropriate for a wide range of (1) moderate to low-intensity industrial 

uses capable of being located adjacent to residential areas with minimal buffering and 

attenuation measures and (2) commercial services and light manufacturing, and to 

protect these areas, to the extent feasible, from disruption and competition for space from 

unrelated retail uses or general industrial uses.” (Municipal Code Sec. 1310) No heavy 

industrial uses with environmental constraints that would be incompatible with emergency 

shelters are permitted in the IL zone. Based on this, the parcels where emergency shelters 

are allowed by right are adequate to provide emergency shelters for the unsheltered 

homeless population in Oceanside. 

AB 101 requires jurisdictions to allow a Low Barrier Navigation Center development of up 

to 50 units by right in areas zoned for mixed uses and nonresidential zones permitting multi-

family uses, if the development meets specified requirements. The City may also choose 

to allow larger Low Barrier Navigation Center developments by right in these zones. A “Low 

Barrier Navigation Center” is defined as “a Housing First, low-barrier, service-enriched 

shelter focused on moving people into permanent housing that provides temporary living 

facilities while case managers connect individuals experiencing homelessness to income, 

public benefits, health services, shelter, and housing.” To comply with this state legislation, 

The Housing Plan (Chapter V) includes amendments to the coastal, non-coastal, and 

downtown district Zoning Ordinances to allow Low Barrier Navigation Centers in areas 

zoned for mixed uses and nonresidential zones that permit multi-family uses. 

Transitional and Supportive Housing 

Transitional/supportive housing is normally temporary housing (generally six months to two 

years) for a homeless individual or family who is transitioning to permanent housing. This 

type of housing can take several forms, including group housing or multi-family units, and 

often includes a supportive services component (e.g., job training, rehabilitation 

counseling) to allow individuals to gain necessary life skills in support of independent living.  

SB 2 requires that transitional/supportive housing be treated as a residential use subject to 

the same standards and requirements as other residential uses of the same type in the 
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same zone. Transitional and Supportive Housing is permitted by right in the RE-A, RE-B, RS, 

RM-A, RM-B, RM-C, RH, RH-U, and RT zoning districts in the Inland area, and in the R-1/CZ, 

R-3/CZ, and R-T/CZ zones in the coastal zone. In the CN, CG, CL, CS-HO, and CP zones 

transitional housing is allowed subject to approval of a conditional use permit, but 

supportive housing is not explicitly included as an allowable use. Beyond permitting 

requirements, there are no use regulations that apply specifically to transitional or 

supportive housing as distinct from other residential uses of the same type in the same 

zone.  

AB 2162 requires supportive housing to be permitted by right in zones where multi-family 

and mixed uses are permitted and prohibits minimum parking requirements for supportive 

housing within ½ mile of a public transit stop.  

To comply with state law, the Housing Plan (Chapter V) includes amendments to the 

coastal, non-coastal, and downtown district Zoning Ordinances to explicitly allow 

transitional and supportive housing as a residential use to be permitted as similar uses in 

the same zone.  Furthermore, consistent with AB 2162, supportive housing meeting specific 

requirements would be permitted by right in zones where multi-family and mixed uses are 

permitted, and to prohibit minimum parking requirements for such supportive housing 

within ½ mile of a public transit stop.   

Single Room Occupancy (SRO) 

Single-room-occupancy (SRO) facilities are small studio-type units intended for one or two 

persons. SROs can provide an affordable housing option for small households with very low 

or extremely low incomes. SROs are allowed in the CC, and CG districts subject to approval 

of a conditional use permit.  

 Development Standards 

The City of Oceanside regulates the location, density, and scale of residential develop-

ment primarily though Zoning Ordinance development standards. Zoning Ordinance 

development standards are designed to protect and promote the health, safety, and 

general welfare of residents, as well as preserve the character and integrity of 

neighborhoods.  

A summary of the structural development standards for the residential zoning districts is 

provided in Table 30 through Table 32.  
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Table 30: Residential Development Standards – Inland Area 

Development Standard 
Zoning District 

RE-A RE-B RS RM-A RM-B RM-C RH RHU RT 

Base & Max. Density* 0.5 - 1.0 1.0 - 4.3 
4.3 - 
7.3 

7.3 - 
12.1 

12.1 – 
17.4 

17.4-
21.8 

21.8 - 
29.0 

29.0 -
43.6 

29.0 – 
43.6 

Min. Lot Size (sf) 43,560 10,000 6,000 5,000 7,500 7,500 7,500 10,000 6,000 

Min. Lot Width (ft.) 125 70 65 50 60 60 60 70 60 

Min. Front Yard (ft.) 30 25 20 20 20 15 15 15 15 

Min. Side Yard (ft.) 15 7.5 7.5 5;10 5;10 5;10 5;10 5;10 5;10 

Min. Rear Yard (ft.) 30 20 15 15 15 15 15 15 10 

Max. Lot Coverage (%) 30 35 45 50 60 ** ** ** ** 

Max Height (ft.) 36 36 36 36 36 36 36 36 36 

Max. Non Res. FAR       1.0 1.0 1.0 

Source: City of Oceanside Zoning Ordinance 
Notes: 
*Dwelling units per net acre. 
** No maximum lot coverage within required setbacks   

 

Minimum lot sizes for residential districts in the 1992 Zoning Ordinance range from 6,000 

square feet to one acre for single-family residential districts and from 5,000 square feet to 

10,000 square feet for multi-family residential districts. Each zone has a base density that is 

achievable “as-of-right” and a maximum density that may be granted for projects that 

satisfy certain design criteria as described in Section 2.32 of the General Plan Land Use 

Element. Such design characteristics include: 

1) High quality architectural design and materials that mitigate the potentially adverse 

impacts of higher density and increased scale; 

2) High quality landscape/hardscape design and materials that soften the 

appearance of associated development and contribute to a sustainable, 

attractive, and pedestrian-friendly streetscape;  

3) Functional, sustainable and visually appealing common open space areas; 

4) Consolidation of existing legal lots to provide unified site design; 

5) Initiation of residential development in appropriate commercial zones;  

6) Participation in the City’s Housing, Conservation, Public Safety, and/or Historical 

Preservation programs; or 

7) Innovative design and/or construction methods which further the goals of the 

General Plan. 

The Zoning Ordinance also regulates the size of residential structures through lot coverage 

and height limits. The maximum building height is 36 feet for all residential zones, which is 

adequate to permit the base density of 29 units per acre in the RH-U and RT zones. The 

maximum height for residential mixed-use projects in the commercial zones is 50 feet, 

which is more than adequate to permit the maximum residential density of 29 units per 
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acre. Multi-family coverage requirements are adequate ranging from 50% in the RM-A 

zone to approximately100% in the RH zone.  

Table 31: Residential Development Standards – Coastal Zone 

Development Standard 
Zoning District 

R-1 R-3 

Max. Density (du/ac)1 7.2 
29 (east of I-5)/ 
43 (west of I-5) 

Min. Lot Size (sf) 6,000 6,000 

Min. Lot Width (ft.) 60-125 60 

Min. Front Yard (ft.) 20 20 

Min. Side Yard (ft.) 3-5 3-5 

Min. Rear Yard (ft.) 15 15 

Max. Lot Coverage (%) 40 60 

Max Height (ft.) 35 or 2 stories 35 or 3 stories 

Source: City of Oceanside Coastal Zoning Ordinance 
1. Dwelling units per net acre.  

 

In the Coastal Zoning Ordinance minimum lot sizes are 6,000 square feet for both residential 

districts. Maximum densities are approximately 7.2 units per acre in the R-1 district and 43 

units per acre in the R-3 district. While the height limit of 35 feet and maximum coverage 

of 60% could act as a constraint to the achievement of the maximum density allowed by 

the ordinance, modifications to these standards may be approved through the density 

bonus provisions required under state law.  

Table 32: Residential Development Standards – Downtown District 

Development Standard 
Zoning District 

Residential Mixed Use1 

Base. Density (du/ac) 29 29 

Maximum Density 43 43 

Min. Lot Size (sf) 5,000 5,000 

Min. Lot Width (ft.) 50 50 

Min. Front Yard (ft.) 10 10 

Min. Side Yard (ft.) 3 0 

Min. Rear Yard (ft.) 5 0 

Max. Lot Coverage (%) - 100 

Floor Area Ratio - 2.0 

Max Height (ft.) 35 45 

Source: City of Oceanside Redevelopment Project Area Zoning Ordinance, 2011 
Notes: 
1.    Property Development Regulations for Residential and Nonresidential uses 

shall serve as guidelines for mixed-use development proposals.  
 

In the Downtown District, the minimum lot size for all property is 5,000 square feet. The 

maximum density is 43 units per acre for residential projects, but mixed-use projects do not 

have a maximum density. Multi-family residential is a permitted use in 11 sub-districts in the 

downtown area. A conditional use permit is required for multi-family projects in subdistricts 

3, 4B, 8A, 8B,9, 11, and 13. The standard height limit is 35 feet for residential projects and 45 



City of Oceanside 2021-2029 Housing Element IV.  Constraints 

  IV-15 March 2021 

feet for residential/mixed-use projects. Additional height may be granted through a 

conditional use permit on a case-by-case basis. Alternative maximum heights pursuant to 

a conditional use permit range from 65 feet to 100 feet. The 35-foot base height for 

residential projects and 45-foot base height for mixed-use projects is adequate for the 

base densities of 29 units per acre.  

These development standards are reasonably necessary to protect the public health, 

safety and welfare and to maintain the quality of life and are not considered to be 

constraints on the development of housing.  

 Parking Requirements 

Regulations for off-street parking are provided in Article 31 of the Oceanside Zoning 

Ordinance. The City’s parking requirements for residential uses vary by residential type. 

Single-family dwellings require two enclosed spaces per unit and garage space for three 

cars for new single-family residential units larger than 2,500 square feet.  

Multi-family dwellings require 1.5 spaces per unit, including one covered space per unit for 

studios and one-bedroom units, and two spaces for units with two or more bedrooms 

including one covered space. Additionally, one guest space is required for the first 10 units 

with one space plus 20% of the total units for guest parking. These parking requirements 

are summarized in Table 33. 

 

Table 33: Residential Parking Requirements 

Type of Unit Minimum Parking Space Required 

Single-Family Residential 
2 enclosed spaces per dwelling unit  

Garage space for 3 cars is required for all new single family residential units 
in excess of 2,500 sq. ft. in the Inland area and Downtown District.  

Multi-Family Residential 
1.5 spaces per unit for studios and one-bedroom units 
2 spaces per unit for units with two bedrooms or more  

Condominiums (Coastal Zone)  
1.5 spaces per DU up to two bedrooms,  
2 spaces per DU 3 or more bedrooms  

Guest Parking (Inland area and Downtown District) 
4-10 units: 1 space 

More than 10 units: 1 space plus 20% total number of units. 

Accessory Dwelling Units One additional space per unit.  

Residential Care (Inland area and Downtown District) 
1 per 3 beds, plus additional for General Residential Care as required by 

permit. 

SROs (Inland area and Downtown District) 0.2 spaces per unit 

Source: Oceanside Zoning Ordinance,  
 

The required parking is reasonable and does not pose a constraint on the production of 

housing. Additionally, the Planning Commission has the ability to grant reduced parking 

for senior housing and other affordable housing projects through the conditional use 

permit process.  
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 Accessory Dwelling Units 

Accessory dwelling units are attached or detached units that provide complete 

independent living facilities for one of more persons including permanent provisions for 

living, sleeping, cooking, and sanitation, located on the same lot as the primary structure. 

Accessory dwelling units often provide affordable housing for extremely low, very low and 

low income households, including seniors. In the City of Oceanside accessory dwelling 

units are regulated by Section 3006 of the Oceanside Zoning Ordinance.   

Several pieces of recent State legislation (including SB 13, AB 68, AB 881, AB 687, AB 670, 

and AB 671), modified regulations for accessory dwelling units. Some of the key changes 

included prohibiting standards related to lot coverage standards, lot size, floor-area-ratios, 

or open space that may impede the development of accessory dwelling units, reducing 

review time for permit applications, and eliminating regulations related to parking, height, 

setbacks, and unit size that have the effect of limiting accessory dwelling unit 

development. In August 2020, The City Council approved amendments to the Zoning 

Ordinance section 3006 to bring the ADU ordinance in compliance with State law and the 

establishment of ADUs in single-family and multi-family zone districts. 

As codified in Section 3006 of the Oceanside Zoning Ordinance, the maximum and 

minimum floor areas of an accessory dwelling unit are set forth in Table 34 and range from 

a minimum of 150 square feet to a maximum of 1,200 square feet.  

Table 34: Accessory Dwelling Unit Design Standards 

Unit Size if Attached 
Minimum 150 sf and shall not exceed  50% of living area of existing 

or proposed dwelling  

Unit Size if Detached Max. 1,200 sf 

Setbacks  By-Right Provision - Four feet side and rear or same as primary unit 

Height and Building Coverage By-Right Provision – 16 feet or same as primary unit 

Parking 
One additional space per unit, with exceptions for special 

circumstances such as proximity to transit or historic buildings.  

Source: Oceanside Zoning Ordinance 
 

 Short-term Rentals 

As home-sharing websites have risen in popularity in recent years, there has been a 

significant increase in the number of homes being offered on a short-term basis to 

generate rental income. Homes may be offered as “home-shares,” where the primary 

resident offers one or more rooms to visitors while remaining on site, or whole homes may 

be rented on a daily or weekly basis. While the impact of short-term rentals on housing 

availability and affordability is still being evaluated, there is evidence that short-term 

rentals have a negative effect on housing affordability by changing the way residential 

properties are used and reducing housing availability for local residents.  

San Diego County jurisdictions vary in their approach to short-term rentals. Some, 

particularly coastal cities where short-term rentals are most popular, explicitly allow short-

term rentals in at least some zones, typically requiring permits, and specifying that short-

term rentals must meet various performance standards to be allowed to operate. For 

example, the cities Chula Vista, Del Mar, and Solana Beach allow short-term rentals in at 
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